
 
 
 

 

STAFF REPORT 
 
 

  
I. BACKGROUND 
 
The City of Sumner was required to adopt FEMA’s updated the Flood Insurance Rate Maps 
(FIRM) by March 7, 2017. Failure to adopt these maps would have made property owners within 
flood areas ineligible for flood insurance. FEMA has been in the process of updating the maps 
for 10 years and the City has had opportunity to comment. The maps are based on 2008 
modeling and indicate areas that are susceptible to the 100 year flood. There are also special 
requirements for construction in the 100-year floodplain such as elevating structures. The maps 
also delineate the “floodway,” an area where new commercial or residential construction is 
prohibited.  
 
As part of the map adoption, staff recommended additional clarifications within the critical areas 
regulations as it relates to frequently flooded areas. This included referencing the federal flood 
maps and specific requirements for habitat management plans that are consistent with federal 
ESA requirements. 
 
This proposal is a limited amendment to Sumner’s Shoreline Master Program (SMP) to reflect 
the above changes already made to Sumner’s municipal code.  The SMP regulates development 
within 200 feet of the White and Puyallup Rivers and any amendments must also be approved by 
the Department of Ecology. This limited amendment is necessary in order to create continuity 
between Sumner’s SMP and the municipal code. 
 
 
II. SUMMARY OF PROPOSED AMENDMENTS 
 
The specific limited amendment is summarized as follows: 
 
 
 
 

DATE:  August, 3, 2017 
TO:  Planning Commission 
FROM: Scott Waller, Planning Specialist   
RE:  SMP Limited Amendment to reflect FEMA Map Adoption and Critical Areas 

Regulations Amendments 
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A. Ordinance 2596 
The following amendments have already been adopted into Sumner’s municipal code.  This 
limited amendment does not contain any new changes, but rather aims to create consistent 
language and regulations between the SMP and SMC. 
 

B. New Map Adoption (SMC 15.52.070) – SMP 6.10.3 Pg. 6-49.  
This amendment updates the Flood Hazard areas in the SMP.  

 
C. Clarifies areas that are regulated as “fish and wildlife areas” (SMC 16.56.050) - SMP 

6.9 Pg. 6-45. 
The amendments would add areas mapped as flood hazard areas and areas within 200 feet of 
lakes, rivers and streams. This change will reduce the area within the City where a 
development would be required to prepare a habitat assessment or habitat management plan. 
The current requirement is within 1000 feet of the 100-year floodplain which often places a 
burden on development where there is no direct effect by the development.  
 

D. Adds FIRM Maps to Fish and Wildlife Area section (SMC 16.56.060) - SMP 6.9.3 Pg. 6-
45. 
This amendment adds the Flood Insurance Rate Map as a map documenting fish and wildlife 
hazard areas.  
  

E. Clarifies requirements for Habitat Assessments (SMC 16.56.070) - SMP 6.9.4 Pg. 6-46. 
This amendment makes it clear when a habitat assessment is required and when it is not.  
 

F. Adds requirements for the Habitat Management Plans within flood hazard areas (SMC 
16.56.080) - SMP 6.9.5 Pg. 6-46. 
The amendments add specific requirements for habitat management plans prepared for areas 
within or near flood hazard areas and is consistent with Endangered Species Act (ESA). 
These additional studies and analysis are similar to those being required by other 
jurisdictions subject to the ESA. 

 
G. Removes “adverse effects” language (SMC 16.56.090) - SMP 6.9.6 Pg. 6-47. 

The amendment would remove the requirement that proposals be denied if they are likely to 
result in “adverse effects” to threatened or endangered species because this requirement 
would unduly link the city code to federal requirements and standards. The other regulations 
adopted above will ensure that threatened and endangered species are protected. In addition, 
SEPA requirements and mitigation will also be available to protect fish and wildlife, 
including listed threatened and endangered species. 

 
 
III.  COMPREHENSIVE PLAN  
 
The following pertinent sections and policies related to the amendment are presented below: 
 
 ENVIRONMENT ELEMENT  

 
GOAL 1. Practice environmental stewardship by protecting, enhancing and 
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promoting the natural environment in and around the City of 
Sumner. 

 
GOAL 2. Protect life and property in areas of natural hazards. 
 

 2.2 Minimize the potential for loss of life and damage to public and private investments 
resulting from flooding along the White (Stuck) and Puyallup Rivers.   

 
  2.2.1 Work with the appropriate agencies to secure easements and make the 

necessary improvements along the riverbanks to ensure damage is 
minimized and environmental impacts are mitigated. 

 
  2.2.2 Work with other agencies to modify the operational mandate of the Mud 

Mountain Dam to reduce flood risk. 
 
  2.2.3 Work with appropriate agencies to develop and implement regulations to 

reduce flood damage, including reinforced building design, compensatory 
flood storage, limitations on the location of building in floodplains, and 
adoption of a “zero-rise” standard or floodplain development. 

 
  2.2.4 Continue to implement wetland protection and stormwater management 

regulations to help mitigate flooding impacts to the community. 
 

GOAL 3. Protect and enhance unique, valuable, and critical plant and wildlife 
habitat and promote bio-diversity. 

 
 3.1 Implement regulations and programs to protect unique, valuable and critical plant 

and wildlife areas, including flexible design standards. 
 
 3.2 Protect shorelines and wetlands through appropriate regulations, acquisition, and 

non-regulatory policies related to education, stewardship, density credits, restoration, 
etc. 

 
 3.8 Give special consideration to conservation and protection measures necessary to 

preserve and enhance of anadromous fisheries and listed or threatened endangered 
species.  

 
SHORELINE MASTER PROGRAM ELEMENT 
 
Goal 1. Provide for economic activity that is water-dependent, water-related, or 

that provides an opportunity for a substantial number of people to enjoy 
the shoreline (water-enjoyment). 

 
1.1. To plan for uses that benefit from a shoreline location. 
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Goal 5.  Ensure that the overall design of land use patterns will locate activity 
and development in areas of the shoreline that will be compatible with 
adjacent uses and will be sensitive to existing shoreline environments, 
habitat, and ecological systems. 

 
5.1 To promote the best possible pattern of land and water uses consistent with the 

Shoreline Management Act of 1971, the City of Sumner Comprehensive Plan, the 
City of Sumner Parks and Recreation Plan, the Sumner/Pacific Trail Master Plan, 
and the Sumner Zoning Code. 

 
Goal 6. Preserve, protect, and restore to the greatest extent feasible the physical, 

biological, and visual attributes of the shoreline environment. 
 

6.1 Through the use of best available science develop and implement siting criteria, 
design standards, and best management practices that will ensure the long term 
enhancement of unique shoreline features, natural resources, and fish and wildlife 
habitat.  

 
6.2 To designate and develop areas where there is an opportunity to restore, enhance, 

and conserve the natural shoreline for the benefit of fish and wildlife habitat.  
 

 
Goal 8. Protect the City of Sumner from losses and damage created by flooding.    

 
8.1 To seek regional solutions to flooding problems through coordinated planning 

with state and federal agencies, other appropriate interests, and the public.  To 
ensure that flood hazard protection projects having a positive environmental 
benefit that emphasize long-term solutions over short term solutions. 

 
 
IV. ANALYSIS 
 
The limited amendment to Sumner’s SMP will create continuity between it and Sumner’s 
Municipal Code, specifically sections of the SMC that were amended under Ordinance 2596.  
This limited amendment does not propose any new revisions to Sumner’s SMP other than what 
has already been approved in Sumner’s SMC. The amendments include specific language and 
requirements for analyzing development when it is in habitat areas for fish and wildlife 
populations and within the flood hazard areas. In addition, the new maps will provide updated 
information for regulating development within flood hazard areas to ensure that development is 
safe from flooding and properly protected.    
 
 
V. CONCLUSION  
 
The amendments were required to be adopted into SMC by federal law if property owners within 
the city are to be eligible for flood insurance and it further provides a level of protection 
consistent with the comprehensive plan.  Finally, the amendments provided specific 
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requirements to ensure that critical fish and wildlife habitat is maintained as development occurs 
within the city.  This limited amendment will create continuity between Sumner’s SMP and 
SMC to ensure that City regulations are constant throughout all regulatory documents.  
 
VI.  RECOMMENDATION 
 
Staff recommends that the Planning Commission approve the limited amendment to Sumner’s 
SMP to provide consistency with recently adopted regulations as presented in Exhibit A.  
 
VII. NEXT STEPS 
 
City Council will consider adoption of these amendments in August 2017. 
 
 
VIII.  EXHIBITS 
 
Exhibit A: Draft Ordinance 
 


